
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0500/O CASE OFFICER Rebecca Collins

LOCATION: ATTLEBOROUGH APPNTYPE: Outline
Land east of Hargham Road Hargham
Road

POLICY: Out Settlemnt Bndry

Attleborough ALLOCATION: N
CONS AREA: N

APPLICANT: Norfolk County Council
County Hall Martineau Lane

LB GRADE: N

AGENT: NPS Property Consultants Ltd
Nautilus House 10 Central Avenue

TPO: N

PROPOSAL: Residential development

REASON FOR COMMITTEE CONSIDERATION

The application is, a major development and a sensitive site, located outside the settlement boundary and is
therefore referred to Planning Committee for this reason.

KEY ISSUES

Principle of development
Economic
Social
- Access and car parking
- Layout and Design
 - Amenity
Environmental
- Ecology
- Flood Risk and Drainage
- Trees and hedgerows
- Contamination

DESCRIPTION OF DEVELOPMENT

The proposal is for residential development on land east of Hargham Road, Attleborough.  No specific
number of residential units has been provided but a condition has been added to limit the number of
dwellings to 200, based on the highways authority advice.  This matter is further discussed in more detail
below.

SITE AND LOCATION

The site is located to the east of Hargham Road, Attleborough.  The site primarily consists of open
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agricultural land/fields and is largely open to Hargham Road as one enters and exists Attleborough from this
direction.

There a some individual properties which front onto Hargham Road, sporadically placed on this eastern side,
largely separated by fields as set out above.  There is boundary vegetation surrounding the site.  However, it
is largely open. The railway line abuts the far eastern boundary of the site.

EIA REQUIRED

No

RELEVANT SITE HISTORY

There is no relevant history within the site boundary of the application site.  The Attleborough SUE,
application reference 3PL/2017/0996/O abuts parts of the eastern boundary of the site.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.06 Green Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy
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OBLIGATIONS/CIL

A section 106 agreement is required to secure the following:

- Affordable Housing
- Open space and maintenance
- Education - £939,474.
- Travel Plan
- Library contribution - £15,000 (i.e. £75 per dwelling).
- NHS contribution - £75,703

CONSULTATIONS

ATTLEBOROUGH TC
No objections at this stage; however, Members were disappointed the clients have not taken the opportunity
to engage with Attleborough Town Council and advised how the development will contribute to the
Attleborough Neighbourhood Plan.
ANGLIAN WATER SERVICE
There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
development boundary that may affect the layout of the site.

The foul drainage from this development is in the catchment of Attleborough Water Recycling Centre that will
have available capacity for these flows

Development will lead to an unacceptable risk of flooding downstream. Anglian Water will need to plan
effectively for the proposed development, if permission is granted. We will need to work with the applicant to
ensure any infrastructure improvements are delivered in line with the development. We have identified an
indicative strategy to serve this develpment, we will need to finalise the Foul water Strategy before a
connection is made. We therefore request a condition requiring an approved on-site drainage strategy

The preferred method of surface water disposal would be to a sustainable drainage system (SuDS) with
connection to sewer seen as the last option. Building Regulations (part H) on Drainage and Waste Disposal
for England includes a surface water drainage hierarchy, with infiltration on site as the preferred disposal
option, followed by
discharge to watercourse and then connection to a sewer.  From the details submitted to support the
planning application the proposed method of surface water management does not relate to Anglian Water
operated assets.
HISTORIC ENVIRONMENT SERVICE
If planning permission is granted, we therefore ask that this be subject to a programme of archaeological
mitigatory work in accordance with National Planning Policy Framework para. 199, to be secured via
conditions.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Obviously the information and plans provided lack the detail for me to comment fully however I am delighted
to see in section 3.5.4 o the planning statement the intention to work closely with the Norfolk Constabulary
ALO team to ensure the key aspects of SBD are delivered in this development.
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PUBLIC RIGHTS OF WAY OFFICER
Attleborough Bridleway No.8 runs along the northern and southern edge of the proposed development site.
It connects with Attleborough Footpath No.7 and ultimately will be an important link to the planned new
development Linear Park site in the east.  The proposed development is situated between the two paths and
as such should provide links from the development connecting to both sections of Bridleway No.8. This will
give residents easy access to the bridleway and hopefully in the future a safe off road route to the new
nearby Primary School.

Ideally there should be a link created in a green corridor throughout the development site which would
provide a circular route, connecting both ends of the bridleway. This will provide new residents with easy
access to the bridleway and nearby Linear Park facilities no matter where they live on the development site.

Thought needs to be given in regard to the two bridleway at grade rail crossings which lie to the north and
south of the site. These crossings should be looked at along with any improvements planned with the
development to the east of Attleborough. At the moment these crossings form barriers to the network,
bridges and alternative crossings should be explored. Further liaison with Network Rail is needed here.
NHS ENGLAND MIDLANDS & EAST (EAST)
The proposal comprises a development of circa 200 residential dwellings, which is likely
to have an impact on the NHS funding programme for the delivery of healthcare provision within this area
and specifically within the health catchment of the development. The STP would expect these impacts to be
assessed and mitigated.

There are 2 GP practices within a 2km catchment of the proposed development. The
practice does not have sufficient capacity for the additional growth resulting from this
development and proposed cumulative development in the area.
NORFOLK COUNTY COUNCIL HIGHWAYS
The revised Transport Assessment seeks to address the highway authority's original comments. It would
appear that the application will be for 200 dwellings. As the modelling and work within the Transport
Assessment is based on 200 dwellings, the highway authority will need to ensure that this number of
dwellings is conditioned. If more dwellings are to be provided then revised information will be required. Traffic
Surveys and modelling have not been provided for the Hargham Road/High Street junction as requested.
This is still required even if the application is only for 200 dwellings (apologies I should have made this
clearer in my response). Given the scale of development a Travel Plan will be required and the Travel
Welcome Packs described should form part of the Travel Plan initiatives.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contributions are required in the form of education and libraries.  Also, 4 fire hydrants and green
infrastructure.
FLOOD & WATER MANAGEMENT TEAM
No objection subject to conditions with regards to flood risk and drainage being attached to any subsequent
consent.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principal. All category A and B trees as identified in the report supplied by A.T Coombes
should be retained and incorporated into the development.
HOUSING ENABLING OFFICER
The site area and number of dwellings proposed trigger the thresholds of the Councils affordable housing
policy as per HOU07 of the Council s local plan document.
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ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Ecology report (Wild Frontier Ecology; September 2019) submitted in support of this application is fit for
purpose. We support the mitigation measures outlined in section 7 of the mitigation advice to reduce potential
impacts on ecological receptors to acceptable levels. Permission to survey ponds was denied and therefore
a full impact assessment for great crested newts has not been undertaken. We agree with the report a
rigorous scheme of precautionary measures will need to be followed to safeguard any newts which may
occur on the site. It will be necessary for a Construction Environmental Management Plan (CEMP) for the
site to be produced that includes measures to safeguard newts. We would also like to see enhancement
measures for this species included within an Ecological Management Plan (EMP).
CONTAMINATED LAND OFFICER
No objection subject to a condition with regards to contamination.
ENVIRONMENTAL HEALTH / AIR QUALITY OFFICER
Recommend approval providing the development proceeds in line with the application details and subject to
conditions regarding the submission of a noise plan and air quality assessment, to alleviate environmental
concerns.
EAST HARLING I D B
The scheme is not located within the Internal Drainage District but will discharge surface water runoff directly
into the Boards District, and then to the Boards maintained watercourse. Surface water runoff will be required
to meet the requirements of the NPPF and consider the surface water drainage hierarchy targeting disposal
at source prior to discharge to a watercourse. Should discharge to a watercourse be necessary the runoff to
be restricted to natural runoff rates with provision made for long term storage to allow for the loss of
permeable area of the site. The drainage strategy must consider current flooding issues along Hargham Rd,
and capacity issues in the riparian owned watercourses between the site and IDB maintained watercourse.
Full details must be submitted to the IDB for approval. As surface water runoff will be discharged directly into
the Boards District then the surface water runoff will required the consent of the of the IDB, and will be
subject to the Boards Surface water Development Contribution.

NHS ENGLAND MIDLANDS AND EAST (EAST) No Comments Received
ENVIRONMENTAL PLANNING No Comments Received

REPRESENTATIONS

Six letters of representation have been received, their comments have been summerised as follows:

- I do not understand how anyone thinks that Attleborough needs or can cope with anymore housing.
- The ancient rural farmland of Attleborough will be swallowed up with houses and now Norfolk County
Council want to take yet another farmland site.
- Hargham road is a very narrow road which struggles to cope with the amount and size of vehicles using this
road already.
- Increase in traffic in the town centre that is already gridlocked at rush hour and is only set to get worse with
increased train use of the Norwich to Cambridge line and planned increase in housing.
- Loss of farmland and wildlife habitat.
- The Doctors' Surgeries in Attleborough are already at breaking point.
- The Attleborough Academy is already due to expand by 755 spaces, even more spaces would further
change the nature of the school.
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- There are currently no extra jobs or light industry developments being planned.
- There will be an increased flood risk should this site be built on.
- Object to the proposed barrier adjacent to the railway line 3m in height. A structure of this significance
would not be in keeping with the rural environment. It will affect the enjoyment and quality of life of residents
and the many other users of Poplar Road. Other local properties do not benefit from such structure, and
therefore it is unnecessary.
- We want at least some of Attleborough to remain beautiful and rural.
- Attleborough is severely lacking in green space, specifically areas that support an array of wildlife and
space where people can come in close contact with nature.

A further comment from Old Buckingham Aerodrome has been received, their comments have been
summerised as follows:

We'd like to point out that the subject site is approximately 3 - 500m North of the existing outbound path
taken by aircraft leaving Old Buckenham Airfield. The Airfield is CAA Licensed and therefore will, we feel
sure, appear in Local Authority Searches when the time comes for the resulting houses to be sold. Put
simply, it is only fair to all sides to point out to the prospective future owners of the presence of a three
runway CAA Licensed Aerodrome's prevailing outbound route close by. We would respectfully point out the
recent changes to the NPPF in relation to the protection of Licensed Aerodromes and the need to protect the
UK's General Aviation Infrastructure. Any resulting complaints over noise from the new residents would need
to be juxtaposed against Old Buckenham Airfield being well established, consented and already adopting
one of the largest circuit patterns in the UK so as to limit noise. The path taken by outbound aircraft is
deliberately designed so as to avoid hamlets and houses which existed before the airfield's construction and
planning consent. It is not possible for that path to move as new applications are made and therefore the
eventual residents do need to be made aware that aircraft will be a fact of life. Any complaints over noise as
a result of the existing arrangements will effectively be negated by all residents being informed by the correct
processes as to our presence in advance of purchase.

ASSESSMENT NOTES

1.0 Principle of development

1.1 The application site lies outside the designated development boundary of Attleborough but lies directly
adjacent to it on its northern boundary.  The site is also shown in the Attleborough Neighbourhood Plan (NP)
as part of the preferred location for a SUE.

1.2 Planning Law (Section 38(6) of the Planning and Compulsory Purchase Act 2004) and the National
Planning Policy Framework (NPPF) requires that applications be determined in accordance with the
Development Plan, unless material planning considerations indicate otherwise.  The NPPF is a significant
material planning consideration.

1.3 The NPPF requires that in cases where there are no overriding material considerations to the contrary,
development proposals for housing that accord with the development plan should be approved without delay.

1.4 Policy CP1 of the Core Strategy makes provision for the delivery of houses.  Policy CP14 permits
residential development outside of settlement boundaries; for affordable housing; the reuse of buildings;
development in association with a rural enterprise; or replacement dwellings.  The proposal does not fall
within any of these categories and is therefore considered contrary to Policy CP14.
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1.5 Where development does not accord with the development plan, consideration should be given to
whether there are material considerations that otherwise indicate that development should be approved.  Of
particular relevance to applications for housing development is paragraph 11 of the NPPF which states that:

d) where there are no relevant development plan policies, or the policies which are most important for
determining the application are out of date, granting permission unless:
i. the application of policies in this Framework that protect areas or assets of particular importance provides a
clear reason for refusing the development proposed; or
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole.

1.6 The adopted Development Plan relevant to this application consist primarily of the Core Strategy
containing the Development Plan Policies (2009).  The emerging Local Plan awaits formal adoption, it can
only be afforded moderate weight at this time.  The Core Strategy is in excess of 5 years old.  Paragraph 73
of the NPPF sets out that Local Planning Authorities should identify and update annually a supply of specific
deliverable sites sufficient to provide a minimum of five years worth of housing against their housing
requirement set out in adopted strategic policies, or against their local housing need where the strategic
policies are more than five years old (unless these strategic policies have been reviewed and found not to
require updating).  The Council has confirmed that it currently can not demonstrate an up to date five year
housing land supply of deliverable sites.  Therefore, in the context of paragraphs 11 and 73 of the NPPF, the
policies within the Development Plan, relating only to housing land supply, can be considered out of date.

1.7 The judgment Suffolk Coastal District Council (Appellant) v Hopkins Homes Ltd and another
(Respondents) Richborough Estates Partnership LLP and another (Respondents) v Cheshire East Borough
Council (Appellant) confirms that the narrow interpretation should be used in establishing whether a policy
relates to the supply of housing. The narrow interpretation states:

'limited to policies dealing only with the numbers and distribution of new housing, and excluding any other
policies of the development plan dealing generally with the disposition or restriction of new development in
the authority's area'.

1.8 This means that not all of the Councils development plan policies are out of date, only those relating to
housing land supply and it is necessary for the decision maker to have regard to the weight attributable to
these in their decision making process in acknowledgement of the lack of an up to date 5 year housing land
supply.

1.9 In accordance with paragraph 11, the site is not a designated protected area or asset or importance.
This assessment is therefore undertaken having regard to paragraph 11 and the three roles expressed within
the NPPF (economic, social and environmental), with regard to any significant and demonstrable harm from
the development, taking into consideration relevant development plan policies also.

2.0 Economic

2.1 The proposal will make a significant positive contribution in economic terms through the delivery of
housing, employment during construction and further use of local services and facilities from the future
occupants.  The proposal will also provide contributions to education, health and libraries as well as
affordable housing which all have economic benefit.

3.0 Social

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



3.1 The proposal will make a positive contribution in social terms through the provision of housing and the
provision of appropriate affordable housing, to be secured through the section 106 agreement.  As well as
contributions to schools and health care, libraries and the provision of open space and green infrastructure.

3.2 Highway safety and access
Policy 9 of the NPPF and CP4 of the Breckland Core Strategy requires new development to ensure safe
access.  Policy DC19 of the Breckland Core Strategy ensures appropriate on site car parking provision.  This
is an outline planning application, with all matters including access reserved.  The Highways Authority initially
objected to the proposal on the grounds of scale and sought clarity and further information on a number of
matters contained with the Transport Assessment.  Further additional information has been provided
including the applicants have sought to clarify the number of dwellings proposed.  The Highway Authority
have requested a condition is applied to the proposals to limit the numbers of dwellings to 200.  This is due to
the modelling and work within the Transport Assessment being based on 200 dwellings.  The Highways
Authority have stated that if more dwellings are to be provided then revised information will be required.

3.3 Policies DC2 of the Core Strategy and 11 of the NPPF seeks to make an effective use of the land.  The
site density, as proposed, is approximately 30 dwellings per hectare, which is considered an appropriate
density for a site adjacent to a town boundary such as Attleborough.  This density is also considered to
accord with Policy DC2 of the Core Strategy which recommends density of 22-30 dwellings per hectare in
these sorts of locations. In light of the Highways Authority's request for a condition, as well as this being
considered to be appropriate density then this proposed condition is considered acceptable and is proposed.

3.4 The Highways Authority have also requested Traffic Surveys and modelling for the Hargham Road/High
Street junction.  The applicants have stated they will provide these shortly and an update will be provided for
members at the Planning Committee.

3.5 Further information with regards to access, layout and car parking will be required at reserved matters
stage and at this stage the proposals will be assessed against relevant policies.

3.6 The Public Rights of Way officer has highlighted that Attleborough Bridleway No.8 runs along the
northern and southern edge of the proposed development site.  It connects with Attleborough Footpath No.7
and ultimately will be an important link to the planned new development Linear Park site in the east.  The
proposed development is situated between the two paths and as such should provide links from the
development connecting to both sections of Bridleway No.8.  This can be considered as part of the reserved
matters application and will be encouraged/supported.  Ideally a circular route, connecting both ends of the
bridleway will be provided, this will be considered at reserved matters stage also.

3.7 The Public Rights of Way officer also states that thought needs to be given in regard to the two
bridleway(s) at grade rail crossings which lie to the north and south of the site.  These crossings should be
looked at along with any improvements planned with the development to the east of Attleborough.  Prior to
reserved matters application these can be further explored with Network Rail.  This will also accord with
Policy TC. P1 of the Attleborough NP which seeks to support the provision of new pedestrian and cycling
links (including new links over the rail line) implementing designs that promote direct and safe routes for
all. A note will therefore be added to any subsequent permission to encourage early consideration of matters
with regards to rights of way, as set out above.

3.8 Layout, Appearance  and Scale
Policy 12 of the NPPF and DC16 of the Core Strategy seek to achieve a high quality design.  Layout,
appearance and scale are all reserved matters not to be considered at this time.  Illustrative plans have been
submitted with this application but lack detail for proper review.  They do however, include concepts for the
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site including have a main spine road running a U shape route through the centre of the site, creating two
access points off Hargham Road, retaining trees and hedgerows and providing open space and flood
mitigation/attenuation.  That said, thought will need to be given at reserved matters stage to the use of open
areas as open space, which are also flood attenuation.  Usable open space will need to be provided in
accordance with adopted policy.  Given the number of dwellings proposed, the concepts for the site and the
other information submitted, as further discussed below, then the proposal is considered acceptable in
principle in terms of layout, appearance and scale (subject to full details being provided as reserved matters
stage) and there is considered sufficient space within the site to accommodate up to 200 dwellings whilst
retaining appropriate layout, appearance and scale.

3.9 Amenity
Policy DC1 of the Core Strategy seeks all new development to protect the amenity of the area, neighbouring
and future occupants.  As set out above this is an outline planning application with all matters reserved.
However, given the size of the site, the number of dwellings proposed and the open nature of the site, there
is considered sufficient space to locate dwellings of an appropriate scale to protect the amenity of future
occupants as well as existing residential properties.

3.10  Old Buckingham Aerodrome has raised a matter with regards to an outbound route close by.  Their
concerns are noted, as is the potential impact on amenity with regards to noise.  Environmental Health have
reviewed the planning application and raise no objections on the grounds of noise, despite stating the site
could be affected by noise from traffic passing along Hargham Road and the railway line.  Noise from the
aerodrome is not referenced and further clarification is sought in this regard.  This will be reported to
members of the planning committee at the meeting.  Noise has been assessed in the submitted noise report
and environmental health suggest a condition requiring a noise plan of works, incorporating noise mitigation
works as set out in the report.  This condition is therefore proposed.

3.11 Representations received raise concerns with regards to the erection of a 3 metre acoustic fence.  This
is one of the measures as set out in the submitted noise assessment.  The required plan of works can review
the location and height of this acoustic fence at reserved matters stage in light of the detailed designs for the
site.

3.12  A note can also be added to any subsequent consent with regard to Old Buckingham Aerodrome and
the outbound route.  Therefore, on this basis the proposal is considered in accordance with Policy DC1.

4.0Environmental

4.1 Impact on Landscape
Policy CP11 seeks to protect and enhance the landscape and Policy ESD.P3 of the Attleborough NP states
'All new development should seek to be of the highest sustainable and innovative design quality in terms of
both architecture and landscape'.  The proposal will inevitably change the landscape in this location through
the addition of development in comparison to the open fields which currently exist.  However, the site is
identified in the Attleborough NP as part of the potential site for an SUE.  Although, not part of this planning
permission, the site is surrounded on its eastern side by the approved SUE.  It also abuts built development,
in terms of the settlement of Attleborough to the north.

4.2 The site is recognised in the Councils Landscape Character Assessment (LCA) as required by Policy
CP11 as Settled Tributary Farmland and is predominantly defined by arable agriculture with localised areas
of pasture.  Distinct areas within this character area are largely based around the Buckinghams and
Kennighall and areas of small scale settlement.  The town of Attleborough is a dominant influence in the
northern part of the character area and this is likely to be an acceptable extension of that.
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4.3 The LCA references this landscapes essentially peaceful quality, albeit with localised interruption along
the northern boundary as a result of noise and lighting associated with the A11 and the edge of Attleborough.
Furthermore, it states in the north of the area the A11 corridor already has a considerable influence on the
rural character in terms of noise/lighting and is considered to be a potential catalyst for further
change/development. Ecological integrity is relatively weak and there are opportunities for enhancement of
woodland, heathland and grassland habitats. Restoration and enhancement of ecological habitats is a
potentially positive future opportunity for this area.

4.4 Although the distinct qualities of the Settled Tributary Farmland are obviously recognised, with regards to
this development site, the land does not represent some of the more special qualities of this landscape
character type.  This with the planned growth at the urban extension it is considered that although there will
be some landscape impact, it is not considered so significant to warrant refusal of planning permission in this
instance.  With regards to the identified 'Development Considerations', as set out in the LCA, the following
are considered relevant and should be applied to any subsequent reserved matters application coming
forward for this site.  In addition, a lighting condition is proposed.
· Conserve existing small scale rural road pattern, resisting traffic upgrade/calming measures which could
have an urbanising influence (signs, kerbing, lighting etc.);
· Ensure that new development within the settlements reflects the use of local materials, and that settlements
individual and separate identities are preserved through avoiding coalescence;
· Monitor development and boundary treatments to the settlement edges and seek to reflect the surrounding
rural character in selection of boundaries and planting palette.
· Seek to minimise lighting on the edges and within villages and adjacent towns/roads to conserve wider dark
skies in this part of Breckland.

4.5 Ecology
Policies 15 of the NPPF and CP10 of the Core Strategy require the protection and enhancement of
biodiversity.  NCC ecologist have reviewed the information submitted with the application including the
ecological survey and despite initially raising objections, they have subsequently withdrawn their objections
subject to the imposition of conditions, which have been proposed.  The proposal is therefore considered
acceptable in ecological terms and in accordance with Policies 15 of the NPPF and CP10 of the Core
Strategy.

4.6 Flood risk
Policy 14 of the NPPF seeks to direct new development away from areas at highest risk of flooding and for
new development to not increase flood risk elsewhere.  The site lies in flood zone 1, at the lowest risk of
flooding.  There is some identified surface water drainage issues identified to the north west corner of the site
and along the eastern and southern boundaries of the site.  The applicants have recognised this in their
submission and propose these areas of land to be open green space.  Therefore, taking development
outside of areas at risk of flooding.

4.7 The LLFA initially raised objection to the proposals on the grounds of:

- The SuDS Drainage Hierarchy has not been fully explored. Insufficient evidence has been submitted
indicating that the applicant has followed the SuDS hierarchy as set out in National Planning Policy
Framework, the Flood Risk and Coastal Change section of the Planning Practice Guidance and the CIRIA
SuDS Manual (C753).
- No evidence has been supplied to illustrate that the identified existing ditches which are proposed to
receive surface water runoff from the site connect to the wider water course network and are able to convey
water away from the development site.
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- Incomplete details relating to the proposed impermeable area of the site. This information forms the base of
subsequent calculations of various drainage components. Without this information or a justifiable rationale
being provided the LLFA are unable to agree that a feasible proposal for the disposal of surface water
from the site has been proposed.

4.8 Further information has been provided by the applicants and the LLFA have withdrawn their initial
objection, subject to the imposition of conditions, which are recommended.  Anglian water have commented
on the application, requesting conditions also.  These are also recommended if the application is approved.
It is therefore considered that matters of flooding and drainage can be adequately dealt with by suitably
worded conditions in accordance with Policy 14 of the NPPF.

4.9 The East Harling IDB has also commented on the scheme that although the scheme is not located within
the Internal Drainage District it will discharge surface water runoff directly into the Boards District, and then to
the Boards maintained watercourse. Surface water runoff will be required to meet the requirements of the
NPPF and consider the surface water drainage hierarchy targeting disposal at source prior to discharge to a
watercourse. This matter will also be dealt via the conditions proposed by the LLFA and Anglian Water.

4.10 Trees and hedges
The retention of trees and hedgerows is supported by Policy DC12 of the Core Strategy.  There is significant
vegetation to the boundaries of the site.  The applicants have submitted a Tree survey identifying category A
and B trees, which the tree officer states should be retained.  Given landscaping is a reserved matter and
that primarily significant trees and hedgerows are located to the boundaries of the site, it is considered that a
suitable layout can be achieved at reserved matters stage to protect significant trees and hedgerows.  A
condition is also recommended.  The development is therefore considered in accordance with Policy DC12 of
the Core Strategy.

4.11 Contamination
Policy 15 of the NPPF states that planning decisions should take account of ground conditions and
contamination risk.  The applicant has submitted a contaminated land report and no objections have been
raised in this regard, subject to the imposition of a contamination land condition, which is proposed.  For
these reasons the proposal is considered in accordance with Policy 15 of the NPPF.

5.0 Section 106 Agreement

5.1 A section 106 agreement will be required to secure 25% affordable housing in line with that required by
emerging Policy HOU 7.  Whilst this emerging Policy is not yet adopted, it has been through Examination in
Public, and the 25% requirement has not been amended as part of the current emerging Local Plan Main
Modifications consultation.  Whilst the Council contends that the emerging Policies have limited weight at this
stage, this particular requirement has been underpinned by Council's Local Plan and CIL Viability
Assessment, 2017.  Furthermore, it is consistent with the NPPF 2019 and has no unresolved objections.
Based on this, taking into consideration paragraph 48 of the NPPF 2019, it is considered a 25% affordable
housing requirement is acceptable in this instance.

5.2 Depending on the final number(s) of dwellings then on-site open space will be secured and a
maintenance contribution required, in accordance with adopted policy.

5.3 Education contributions are also required, as follows:
Early Education Sector: 19 x £14,022 (cost per pupil place) = £266,418;
Primary sector: 48 (56 - 8 spare places) x £14,022 (cost per pupil place) = £673,056;
Total education contributions to be sought = £939,474.
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5.4 A Library contribution of £15,000 (i.e. £75 per dwelling) is required for at Attleborough Library on the
provision of library equipment/furniture e.g. book shelves; tables; computer desks.

5.5 A NHS contribution of £75,703 for Attleborough Surgery & Attleborough Queens Square.

5.6 A Travel Plan will be required and will be secured via condition, that will require information on
costings/offers/travel plan coordinator etc. The Travel Plan can either be delivered by the developer (in which
case a bond to the value of £530 per dwelling - total £106,000, based on 200 dwellings will be required) or by
NCC on the developers behalf (in which case the bond is not required but the cost of £106,000 would be paid
to NCC to deliver the Travel Plan).  This will be set out in the s.106 agreement.

5.7 Green infrastructure will be secured as part of the reserved matters application and fire hydrants will be
secured via suitably worded conditions (as requested by the obligations officer, Norfolk County Council).

6.0 Conclusion

6.1 Subject to the conditions (as set out below) and the signing of a section 106 agreement, the proposal,
subject to matters of highways being suitably resolved is considered to be a sustainable form of development
and recommended for approval on this basis.

RECOMMENDATION

The application is recommended for approval, subject to no objections from the Highways Authority and the
following conditions and a section 106 agreement for the terms, as set out above.

CONDITIONS

1 Outline Time Limit (2 years) Early Delivery
Application for Approval of Reserved Matters must be made not later than the expiration of
TWO YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990 and in order to ensure
the early delivery of housing.

2 Standard Outline Condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide details of the
appearance, layout, scale, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

3 Number of dwellings
The development hereby permitted shall not exceed 200 dwellings.
Reason for condition:-
To protect highway safety in accordance with Policy CP4 Breckland Core Strategy as well as

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



having regard to paragraphs 108 and 109 of the NPPF ( 2019).
4 In accordance with submitted plans NEW 2017

The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

5 Standard outline landscaping condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide for a landscaping
and tree planting scheme, which shall take account of any existing trees or hedges on the
site. The landscaping and tree planting shall be carried out in accordance with the scheme
as approved during the planting season of the November/March immediately following the
commencement of the development, or within such longer period as may be agreed in
writing, with the Local Planning Authority, and in accordance with the Council's leaflet "Tree
pack" (Landscaping advice for applicants).
Any trees or plants which within a period of 5 (five) years from the completion of the
landscaping scheme die, are removed or become seriously damaged or diseased shall be
replaced during the next planting season with others of the same size and species unless
the Local Planning Authority gives written consent to any variation.
Reason for condition:-
The details are not included in the current submission.
This condition will require to be discharged

6 Archaeological condition
A) No development shall take place until an archaeological written scheme of investigation
has been submitted to
and approved by the local planning authority in writing. The scheme shall include an
assessment of significance and
research questions; and 1) The programme and methodology of site investigation and
recording, 2) The programme
for post investigation assessment, 3) Provision to be made for analysis of the site
investigation and recording, 4)
Provision to be made for publication and dissemination of the analysis and records of the
site investigation, 5)
Provision to be made for archive deposition of the analysis and records of the site
investigation and 6) Nomination of
a competent person or persons/organization to undertake the works set out within the written
scheme of
investigation.
and,
B) No development shall take place other than in accordance with the written scheme of
investigation approved
under condition (A).
and,
C) The development shall not be occupied until the site investigation and post investigation
assessment has been
completed in accordance with the programme set out in the archaeological written scheme
of investigation
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approved under condition (A) and the provision to be made for analysis, publication and
dissemination of results and
archive deposition has been secured.
Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
ensure the potential archaeological interest of the site is investigated and protected from the
outset of the development,  in accordance with Policy DC 17 of the Adopted Core Strategy
and Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

7 Trees/hedges to be retained
The existing category A and B trees/hedges on the site shall be retained, as identified in the
submitted AIA report prepared by A.T Coombes.  Should any die or be removed without the
written consent of the Local Planning Authority, they shall be replaced during the next
planting season with a tree(s) or hedging of a species, size and in the same location to the
satisfaction and written agreement of the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with Policy
DC12 of the Breckland Core Strategy.

8 Noise level restriction
Prior to the commencement of development a noise plan of works, which incorporate all of
the noise mitigation works required within the conclusions stated in the Adrian James
Acoustic report 11759/1 - Land to east of Hargham Road Attleborough date June 2018 shall
be submitted to and approved in writing by the Local Planning Authority. The development
shall proceed only in accordance with the approved Noise Plan and the submitted Acoustic
report.
Reason for condition:-
Details are required prior to commencement in the interest of the amenities of residents in
accordance with Policy DC1 of the Breckland Core Strategy.

9 Air quality
Prior to the commencement of development, an Air Quality Assessment shall be submitted
to and approved in writing by the Local Planning Authority. The applicant should have regard
to the Air Quality Reports on the Breckland Website when compiling the assessment, with
particular regard to the likely impact by motor vehicle movements generated by the proposal
both in the construction phase and once the homes are occupied. The assessment should
identify mitigation measures to be introduced to minimise the impact and encourage
sustainable forms of travel not relying on polluting motor engines / heating systems.  The
development shall accord with the approved Air Quality Assessment.
Reason for condition:-
Details are required prior to commencement in the interest of the amenities of residents in
accordance with Policy DC1 of the Breckland Core Strategy.

10 Non-standard drainage condition
Prior to commencement of development, in accordance with the submitted Flood Risk
Assessment and Drainage Strategy volumes 1 & 2 (Create Consulting Engineers Limited,
Reference TF/JEB/P18-1423/02, Dated July 2019) detailed designs of a surface water
drainage scheme incorporating the following measures shall be submitted to and agreed
with the Local Planning Authority. The approved scheme will be implemented prior to the
first occupation of the development. The scheme shall address the following matters:

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



I. Detailed infiltration testing in accordance with BRE Digest 365 (or equivalent) across site
including along the length and proposed depth of the proposed attenuation basin/s, as
stated within sections 3.0 and 6.0 of the FRA / Drainage Strategy.
II. Should shallow infiltration be proven to be unfavourable for any reason, provision of
surface water attenuation storage, sized and designed to accommodate the volume of water
generated in all rainfall events up to and including the critical storm duration for the 1%
annual probability rainfall event including allowances for climate change. A minimum storage
volume of 2974.1 m3
 will be provided in line with section 6.7 of the submitted FRA ensuring Surface water runoff
rates will be attenuated to 10 l/s.
III. Detailed designs, modelling calculations and plans of the of the drainage conveyance
network in the:
a. 3.33% annual probability critical rainfall event to show no above ground flooding on any
part of the site.
b. 1% annual probability critical rainfall plus climate change event to show, if any, the depth,
volume and storage location of any above ground flooding from the drainage network
ensuring that flooding does not occur in any part of a building or any utility plant susceptible
to water (e.g. pumping station or electricity substation) within the development.
IV. The design of the infiltration or attenuation basin will incorporate an emergency spillway
and any drainage structures include appropriate freeboard allowances. Plans to be
submitted showing the routes for the management of exceedance surface water flow routes
that minimise the risk to people and property during rainfall events in excess of 1% annual
probability rainfall event.
V. Finished ground floor levels of properties are a minimum of 300mm above expected flood
levels of all sources of flooding (including the ordinary watercourses, SuDS features and
within any proposed drainage scheme) or 150mm above ground level,
whichever is the more precautionary.
VI. Details of how all surface water management features to be designed in accordance with
The SuDS Manual (CIRIA C697, 2007), or the updated The SuDS Manual (CIRIA C753,
2015), including appropriate treatment stages for water
quality prior to discharge.
VII. Evidence is provided to confirm that the Ordinary Watercourses relied upon for the
discharge locations are connected to the wider watercourse network.
VIII. Evidence is provided illustrating areas of the site at risk of Surface Water flooding are to
remain free of development including associated drainage features, unless these features
are appropriately sized to include this additional flood volume.
Reason for condition:-
Details are required prior to commencement to prevent flooding in accordance with National
Planning Policy Framework paragraph 163,165 and 170 by ensuring the satisfactory
management of local sources of flooding surface water flow paths, storage and disposal of
surface water from the site in a range of rainfall events and ensuring the SuDS proposed
operates as designed for the lifetime of the development.

11 Desk study/ site investigation
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the development
hereby approved:
A.  Desk Study
A desk study and risk assessment to determine the risk of any contamination on the site,
whether or not it originates on the site.  The desk study and risk assessment must be
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undertaken by competent persons and a written report of the findings must be produced.
The report of the findings must include an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.
B.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).
C.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
D Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be undertaken in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
Details are required prior to commencement, to ensure that risks from land contamination to
the future users of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.
This condition is imposed in accordance with CP 9 of the Adopted Core Strategy and
Development Control Policies Development Control Document 2009 and Planning Policy
Statement No 23.
This condition will require to be discharged

12 Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
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writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP 9 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009 and Planning Policy
Statement No 23.

13 Travel Plans
(A) Upon commencement of construction of the development hereby permitted an Interim
Travel Plan shall be submitted to and approved by the Local Planning Authority.

(B) No part of the development hereby permitted shall be occupied prior to implementation
of the Interim Travel Plan referred to in Part A of this condition.  During the first year of
occupation an approved Full Travel Plan based on the Interim Travel Plan referred to in Part
A of this condition shall be submitted to and approved in writing by the Local Planning
Authority.  The approved Full Travel Plan shall be implemented in accordance with the
timetable and targets contained therein and shall continue to be implemented as long as any
part of the development is occupied subject to approved modifications agreed by the Local
Planning Authority as part of the annual review.

(C) Within 6 months of the first occupation of the development hereby permitted a review of
the existing school travel plan shall be submitted to and approved in writing by the County
Planning Authority.  The travel plan shall be implemented in accordance with the timetables
and targets contained therein and shall continue to be implemented subject to any
modifications agreed by the County Planning Authority in writing as part of an annual review.
The travel plan reviews shall monitor pupil numbers and provide accordingly for the phased
development of the future cycle parking.
Reason for condition:
To ensure that the development offers a wide range of travel choices to reduce the impact of
travel and transport on the environment in accordance with Policy CP4 of the Breckland
Core Strategy.
This condition will require to be discharged

14 Lighting
No external lighting shall be installed without prior written approval from the Local Planning
Authority. Only such approved lighting shall be installed.  Such lighting shall be kept to a
minimum for the purposes of security and site safety, and shall prevent illumination of
mature trees and boundary hedges, and shall be:

1) fully shielded (enclosed in full cut-off flat glass fitments)
2) directed downwards (mounted horizontally to the ground and not tilted upwards)
3) be sensor operated
4) white light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink
sodium sources
Reason for condition:-
In the interests of amenity and reduce disruption to commuting/ foraging bats and  to limit
light pollution, having regard to paragraph 180 of the NPPF (2019).
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15 non standard condition
A construction environmental management plan (CEMP: Biodiversity) shall be submitted to
and approved in writing by the local planning authority at reserved matters stage. The CEMP
shall include the following:
- Risk assessment of potentially damaging construction activities;
- Identification of biodiversity protection zones ;
- Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction;
- The location and timing of sensitive works to avoid harm to biodiversity features;
- The times during construction when specialist ecologists need to be present on site to
oversee works;
- Responsible persons and lines of communication;
- The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person;
- Use of protective fences, exclusion barriers and warning signs.

If more than two years have passed since surveys were undertaken then updated surveys
will be required at the reserved matters stage and any additional mitigation measures that
need incorporating into the site s design agreed with the local planning authority.

The approved CEMP: Biodiversity shall be adhered to and implemented through the
construction phases strictly in accordance with the approved details, unless first agreed in
writing by the local planning authority.
Reason for condition:-
To protect and enhance biodiversity in accordance with Policies 15 of the NPPF and CP10
of the Core Strategy

16 non standard condition
An ecological management plan (EMP) shall be submitted to, and approved in writing by the
Local Planning Authority at reserved matters stage. The content of the EMP shall include the
following.
a) Description and evaluation of features to be managed,
b) Ecological constraints on site that might influence management
c) Aims and objectives of management
d) Appropriate management options for achieving aims and objectives including mitigation
detailed in the Ecology report (Wild Frontier Ecology; September 2019) submitted with the
application namely that for
- water voles
- great crested newts including a repeat attempt to gain access to ponds to survey
- skylarks
- bats
- protection and enhancement of bat feeding and commuting corridors,
- protection and enhancement of hedgerows
- habitat enhancements
e) Prescriptions for management actions
f) Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period)
g) Details of the body or organisation responsible for implementation of the plan
h) On-going monitoring and remedial measures
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If more than two years have passed since surveys were undertaken then updated surveys
will be required at the reserved matters stage and any additional mitigation measures that
need incorporating into the sites design first agreed in writing with the Local Planning
Authority.  The EMP shall also include details of the legal and funding mechanisms by which
the long-term implementation of the plan will be secured by the developer.  The plan shall
also set out (where the results of monitoring show that conservation aims and objectives of
the EMP are not being met) how remedial action will be identified, agreed and implemented
so the development still delivers the fully functioning biodiversity objectives of the originally
approved scheme.

The approved EMP shall be adhered to and implemented through the development in
accordance with the approved details, unless first agreed in writing by the local planning
authority.
Reason for condition:-
To protect and enhance biodiversity in accordance with Policies 15 of the NPPF and CP10
of the Core Strategy
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